COMMITTEE OF THE WHOLE JUNE 14, 2011

SITE DEVELOPMENT FILE DA.10.101
DUFFERIN CONTWO INVESTMENTS LTD.
WARD 4

Recommendation

The Director of Development Planning recommends:

1.

THAT the Ontario Municipal Board (OMB) be advised that the City endorses Site
Development File DA.10.101 (Dufferin Contwo Investments Lid.), to permit a single

storey, multi-unit commercial plaza as shown on Attachment #3, subject to the following
conditions:

a) that the Vaughan Development Planning Department continue to work with the
Applicant and their consultants to address the outstanding issues respecting the
building elevation drawings, which must be substantially upgraded to improve
the roof articulation and parapet design; and,

b} that prior to the execution of the Site Plan Letter of Undertaking:

i) the final site plan, landscape plan, and upgraded building elevations
shall be approved to the satisfaction of the Vaughan Development
Planning Department; and,

i} the final site servicing, grading and stormwater management plans shall
be approved to the satisfaction of the Vaughan
Development/Transportation Engineering Department.

THAT should Site Development File DA.10.001 (Dufferin Contwo Investments Lid.)
proceed to an Ontaric Municipal Board (OMB) Hearing, that City of Vaughan staff BE
DIRECTED to attend the OMB Hearing in support of the recommendations included in
this report.

THAT should the Ontario Municipal Board (OMB) approve the related Minor Variance
Application A143/11, that the OMB BE REQUESTED to include all standard conditions of
approval of the City of Vaughan Commitiee of Adjustment.

Contribution to Sustainability

The Applicant has advised that the following sustainable features will be incorporated into the site
and building design:

i}

i)
i)
iv)

v)

pedestrian pathways linking the site to the municipal sidewalks and transit bus routes on
Dufferin Street and Autumn Hill Boulevard together with bike racks and benches, to
promote walking and alternatives to cars;

landscaping including the use of native drought tolerant plants;

low flow plumbing fixtures;

Merv 11 filters and non-ozone depleting refrigerants for the air conditioning units;
photocells and timers on exterior lights with shields to minimize the spill of light from the
site; and,



vi) low emissivity windows, light coloured high reflective roofing membrane, overhangs and
shading from canopies, and clerestory windows for natural lighting.

Economic Impact
There are no requirements for new funding associated with this report.

Communications Plan

N/A

Purpose

The Owner has submitted Site Development File DA.10.101 to facilitate the development of a 1-
storey, multi-unit commercial plaza as shown on Attachment #3.

Background - Analysis and Options

Location

The subject lands shown on Attachments #1 and #2 are located on the northeast corner of
Dufferin Street and Autumn Hill Boulevard being Block 286 on Plan 65M-3591, in Lot 14,
Concession 2, City of Vaughan (Ward 4),

Ontario Municipal Board

On April 18, 2011, the applicant appealed Site Development File DA.10.101 to the Ontario
Municipal Board (OMB) under Section 41(12) of the Planning Act, R.8.0. 1990,c.P.13, as
amended, with respect to Council's failure to make a decision on the application (submitted on
November 11, 2010) within the maximum timeframe stipulated in the Planning Act (30 days). On
May 6, 2011, the applicant also submitted a related Minor Variance File A143/11 to the Vaughan
Commitiee of Adjustment, which is scheduled to be considered on June 16, 2011. The agent for
the Owner has advised that this Variance Application will also be appealed to the Ontario
Municipal Board and consolidated with the appeal of the site plan application. An OMB Hearing
to consider these appeals will be scheduled sometime in the near future. A recommendation has
been included to direct City staff to attend the OMB Hearing in support of the recommendations in
this report, if endorsed by Council. In the interim, the Development Planning Department will
continue to work with the applicant to resolve the main contentious issue to improve the roof
articulation and parapet design, in order fo eliminate the necessity for an OMB Hearing. Staff are
satisfied with the overall site plan and landscape plan but not with the roof and parapet design,
which needs to be significantly upgraded as discussed in the "Building Elevations” section of this
report.

Official Plan

The subject lands are designated “Medium Density Residential-Commercial Area" by OPA #600
{(Carrville — Urban Village 2}, which permits and encourages the development of a primarily
residential area with limited commercial uses at grade along transit routes to encourage and
facilitate pedestrian movement. OPA #600 states that urban design within the "Medium Density
Residential-Commercial Areas" will emphasize low rise development, creating attractive
pedestrian-friendly streetscapes to enable residents to walk conveniently and safely to streets
with transit.



The policies of OPA #600 permit small-scale retail and office commercial uses, provided such
uses face a primary street or arterial road and that development is in a form and scale sensitive to
and compatible with the character and use of the surrounding residential community.

The subject lands are designated “Low-Rise Mixed-Use” by the new City of Vaughan Official Plan
2010 (VOP 2010), which is pending final approval from the Region of York. The “Low-Rise Mixed
Use" designation permits retail uses.

The proposal conforms to the Official Plans.
Zoning

The subject lands are zoned C3 Local Commercial Zone by Zoning By-law 1-88, subject to site
specific Exception 9(1063), which permits the additional uses of an Eating Establishment, Eating
Establishment Convenience, and Eating Establishment Take-out, on the subject lands provided
that the gross floor area of any or all eating establishment uses does not collectively exceed a
maximum of 20% of the total gross floor area of the development.

Through the technical review of Site Development File DA.10.101, it was determined that the
following variances to Zoning By-law 1-88 are required to implement the proposed development:

)| Minimuim Setback to-
.- .a Residential Zone 9m 4m
North-Property Line).

Maximum Driveway Width of 7.5m 9m (Dufferin Street)




By-daw Standare

Exceptions to

" Minimum Parking
i Requirement :

Commercial Area = 1545.6 m* @ 6
spaces/100m? GFA = 93 parking
spaces including 1 handicapped

| space

72 parking spaces
including 2
handicapped
spaces

 Landecapg

i} Minitmum 6m wide along Autumn
Hill Boulevard, Landwood Avenue,
and Dufferin Street

| i) Where a Commercial Zone abuts

the boundary of lands zoned
Residential (north), a strip of land
not less than 2.4 m in width is
required, and shall not be included
in the calculation of minimum
landscaping requirements

iy 3m, 5.85m, and
4 m wide
landscape strips
along Autumn
Hill Boulevard,
Landwood
Avenue,
and Dufferin
Street,
respectively

iy Permitthe 2.4 m
wide landscape
strip (north)
to be usedin
computing the
minimum
landscaping
requirement of
10%

;| Outdoor patios are permitted
‘| accessory to an “Eating
|| Establishment” and “Convenience

Eating Establishment", in accordance
with the following (in part):

‘1 - the parking requirement for the

outdoor patio is equal to the parking
requirement for the main use

Exclude the outdoor
patio area from the
calculation for
required parking for
the Eating
Establishment and
Convenience Eating
Establishment uses

The Owner has filed a Minor Variance Application (File A143/11) for approval of the variances,
which is scheduled to be considered by the Vaughan Committee of Adjustment on June 16, 2011,

The Development Planning Department can support the variances to implement the proposed
development shown on Attachments #3 and #4. The proposed driveway to Dufferin Street has
been widened to accommeodate right-in/right-out turning movements onto Dufferin Street in
accordance with comments from the Region of York. A parking study was prepared in support of



the proposed reduction in parking and has been reviewed and approved by the Vaughan
Development/Transportation Engineering Department. One outdoor patio is proposed on the site

adjacent to a proposed eating establishment, and the patio parking was considered in the parking
study.

The reduction in the width of the landscape strips and building setbacks has been reviewed in
light of the site abutting 3 roads and having sufficient lands to develop. Appropriate landscaping
material is proposed within the landscape strips adjacent to the roads and existing residential,
and decorative fencing will be provided around the outdoor patio. The required variances must
be approved by the Vaughan Committee of Adjustment, or the OMB as discussed earlier, and

shall be final and binding, prior to the execution of the implementing Site Plan Letter of
Undertaking.

Site Plan

The proposed site plan includes a single storey, L-shaped, multi-unit, commercial building, with
access from Dufferin Street and Autumn Hill Boulevard, with associated parking and landscaped
areas, as shown on Attachments #3 and #4. The Development Planning Department is satisfied
with the site plan and landscape plan, which includes perimeter landscaping around the site and a
landscaped pedestrian walkway connection extending from the arterial intersection through the
site to the building. In addition, the site plan facilitates a planned outdoor patio for an eating
establishment. Prior to final approval of the application, the site plan and landscape plan must be
approved to the satisfaction of the Vaughan Development Planning Department.

Building Elevations

The proposed building elevations are shown on Attachments #5 and #6. The proposed L-shaped
building is single storey, and finished in brick masonry and stucco and with clear glazed windows.
The rear of the retail units will face Landwood Avenue (a residential sireet) and the rear yards of
the existing residential properties to the north. The east elevation will be consistent in
appearance with the west and south elevations. The City requires high quality elevations for
these building facades to mitigate the impact of the residential/commercial interface and to
provide a more appealing streetscape along Landwood Avenue, which the applicant has achieved
below the roofline.

The Development Planning Department has reviewed the building elevations shown on
Attachments #5 and #6 and are not satisfied with the proposed roof design and parapet which
consists of a low-pitched, blue metal roof with a parapet utilizing triangular and semi-circle
parapet elements. The Development Planning Department requires that the building elevations
be revised to include further parapet wallfroaf articulation to provide for attractive and visually
appealing roof lines and to utilize a roofing material and design that is complementary with those
used throughout the Thornhill Woods community (ie. higher brick, precast or stone parapet with
more articulation of the racfling; not a low flat metal roof).

The applicant contends that the City's request for landscape screening along the north and east
building facades will partially screen the visibility of the roof, particularly above the fence from the
rear yards of the adjacent residential lots to the north. The applicant further contends that the
south and west building elevations replicate a pattern intended to give the impression of
“individual houses around a piazza, rather than a commercial facade”. The Development
Planning Department is currently working with the applicant and their architect to achieve the
recommended changes being sought by Staff, to the roof design and parapet, as discussed in this
report, in order to eliminate the necessity for an OMB Hearing.



Canada Post

Canada Post requires a Community Mail box on the site with an appropriate sidewalk connection
and a concrefe pad located to their satisfaction, and that all offers of lease from the applicant
include a statement that mail delivery will be from the Community Mailbox.

Vaughan Enforcement Services

The Vaughan Enforcement Services Department requires that garbage be stored internal to the
building and that the exterior lighting on the site not illuminate the adjoining street or properties.
The Site Plan shows all garbage storage will be internal to the building (in Unit A-1) and the
photometric lighting plan illustrates that the lighting will be contained on the site.

Vaughan Development/Transportation Engineering Department

The Vaughan Development/Transportation Engineering Department in comments dated April 29,
2011 has requested the following revisions to the site plan and the site servicing and grading
plans:

i) a 1.5m wide sidewalk along Dufferin Street and the related cost estimate;

if) pedestrian walkways connecting the site to the existing and proposed municipal
sidewalks;

iiil} a reference plan for the conveyance of the required 0.3m reserves along Autumn

Hill Boulevard and Landwood Avenue;
iv) the Owner shall apply for the dedication by-law for the dedication of the 0.3m

reserve;

v) a stormwater management summary must be added to the site servicing and
grading plan and the overland flow route must be shown;

vi) the existing municipal sidewalk through the driveway must be removed and
replaced with a 200mm thick sidewalk in accordance with City standards;

vii) the site servicing and grading plan does not reflect the site plan. The Owner

must confirm which drawing is correct and shall revise the other plans and
stormwater management plan/report, accordingly;

viii) the site servicing and grading plan and stormwater management report shall be
reviewed and certified by the consulting engineers for Draft Plan of Subdivision
Fite 19T-90V008 (Dufferin Contwo Investments Limited); and,

vix) the necessary approvals shall be obtained from the Region of York.

The applicant has not provided the City with a revised submission. Prior to the execution of the
Site Plan Letter of Undertaking, the final engineering plans and requirements as outlined must be
approved to the satisfaction of the Vaughan Development/Transportation Engineering
Department.

Relationship to Vaughan Vision 2020/Strategic Plan

This repart is consistent with the priorities set forth in Vaughan Visicn 2020, particularly "Plan &
Manage Growth & Economic Vitality”.



Regional Implications

The Region of York has reviewed Site Development File DA.10.101 and provided comments in a
letter dated January 31, 2011 including comments from the Region’s Forestry Section to address
existing and proposed trees along Dufferin Street. In addition, four masonry pillars proposed on
Dufferin Street encroach on the Dufferin Street right-of-way and the existing stone entry feature
also encroaches into the daylight triangle. The Owner and the Region are negotiating the details
of an encroachment agreement for these landscape features that will continue to be located on
the Regional property. The issues raised by the Region will be addressed to the satisfaction of
the Region of York through the Region’s conditions of Site Plan approval. The Region will require
the Owner to enter into a Regional Site Plan Agreement.

Conclusion

The Vaughan Development Planning Department has reviewed Site Development File DA.10.101
in accordance with OPA #600, By-law 1-88, the comments from City Departments and external
public agencies and the area context. The Development Planning Department is satisfied that the
proposed site plan and landscape plan are appropriate and compatible with the existing and
permitted uses in the surrounding area. However, the Development Planning Department does
not support the proposed roof articulation and parapet design and recommends that the building
elevations be substantially upgraded as discussed in this report. Accordingly, the Development
Planning Depariment recommends to Council that the Ontario Municipa! Board {OMB) be advised
that the City endorses Site Development File DA.10.101, subject to the conditions in this report,
which includes that the Development Planning Department continue to work with the applicant to
address the outstanding issues respecting the roof articulation and parapet design. Should an
Ontario Municipal Board Hearing be scheduled to consider Site Development File DA.10.101 and
the related Minor Variance Application A143/11, a recommendation is included directing City staff
to attend in support of the recommendations included in this report, if approved.

Attachments

Context Location Map
Location Map

Site Plan

Landscape Plan

North, South & East Elevations
South & West Elevations

SO s W

Report prepared by:

l.aura Janotta, Planner, ext. 8634
Christina Napoli, Senior Planner, ext. 8483
Mauro Peverini, Manager of development Planning, ext. 8407

Respectfully submitted,

GRANT UYEYAMA
Director of Development Planning

G



Fite:
DA.10.101
Date:

June 14, 2011

Attachment

3?VAUG.HAN

‘ ;
' Development Plan

Context Location Map

Dufferin Comwo fnvestments Lid.
NOFTY Y ATTACHI TS . Dot ca 19 191 dw



ARD

-
=y

e

R Y
\ W\\\\\\\\\\ A
\\\\\\\\\\\

‘{%}}\\\\\\
A

IS
T

T
\\\\\\\\\\\“\“\\
T

T
‘ ‘ \"\\\_‘..DRN
DU‘FFER\N

\\ EXISTING

&\\‘\ ;\é:\fc\*’fmﬂ AL
i
\

«
i
T

A
it

W

i
o

SUBJECT LANDS

W

(DUFFERIN
STREET
RESERVOIR)

(FLEASANT RIDGE
DISTRICT PARK)

(EXISTING
RESIDENTIAL)

2

File:
DA 10101
Date:

Jine 14, 2011

Attachment

Development Planning Department

‘l%VAUGHAN

s

-

2

oy

@D

Qw :
Q = :
] =

L 3 3 E
-r:"‘s g
3 50 S
= =
& :
&S S5 LS
Q =S
= QO S s

m 9 8E
5 &e
Q__.Q it




EMp 10101 SFAONBLNIME VLY 1L

“BIT SIUSLLISAALY OMIUQY LLIBLACT

NVHONVA ﬁ)-r v
sy oy Ueld 9lIS

Uy,
AFNog THH Ny Ny H3LT3HS
sne

s
35
=

AV

LV,
o
ML coy " Vripaiagel; o
VRlire G N 000 D06G O e e,
: D000 01 To. .
AN X P
MJ ] o A D
m ] A TS Yo Sy
AT Ty o =y
- A T T et ey P N
. ORI\ I
oSy DAY
2 A o\ I
L] /

2,
v AW
AR

N

~
*
SN Y i R
W

]

X

=
L

|

%

ol
o

z Ty,
]

l

el

3NNIAY AOOMAaNYT
T

iy,

SY Lajplg
M OLZr ZIN

_ e e~ AN NS
\\/ p@%ﬁ@%@% T, e
Tl

L334LS N340

0y




LI0Z ‘1 8unp
b 11:g weawyedsg Buuue|d uawdo@rag

NVHONVA,

10104 va
i

jusiiyoelly

A

Bap 100 QUempINSINIMHOYLLY L\LION N
DIy SiusLuisaAlf om0y ullagng
Jueaody

2 LiD1Ss806y)
‘1 10740 B4 (U0fRICT

Q¥V A3

TT1TH NAMLNY

=0V T

ueld adeaspue]

S[EVS GHION

|
B T . 1
P
I} dEle 2 {
Y dElved &) _
=
% I
|
|
2087 | N
v |
v File
R A '
TR A (c)};.va i
47 !
T |
D far AMEEON NSl
M, i ! —
A 2
37 A7
.,(<>m_\,u>. i VE S0
. .f,.
B}
K
0
&
ol
g
Z Aﬂ
A S - g
_ o -5
ey o
| il
= 9 M
=T
o
=
HEWw
]
o7
™o M
1
| 3 m
i et
) o - 2
7 &
oy HOONE CARN K T Tl N B
: ANR HNG ZL WAL REE CIRLNGH VTS L (usa0eri g .n..w

s ) o QVGd TIVNOE R




L10g 'v1 auny

a1eg

101olva

o

JuaLILIBLY

wiswiedaq Buluueld wewdopasq

NVHONVA

N

Bd 10101 2P WO NS INIAHITLLY (NLANN

2 U0iSSBIL07)
p1 10740 1ied U0RRIOT

PI7 SIUBUNSBAUL GMILIOD UliByng
Jueayddy

LoleAd|T
1587 ® “4IN0S “YLON

2[B9G 01 10N

NOILVAI13 HLNGS

® m\. (2 g @ & &
4 | _
" u A V
v
-y
BOVADLE WorvaOek AN TR [ mDVNOo Il TYHICE D SOYNOITLAL TCVRDG
Rouid JU—
(A9 LHOM) o
ADONYD Oidavs & e 11T, T i -
i
7 \ﬁ | _
S &) a @ @ ® @
TNV WNNINATY TINVS
GIZITONY NI L O0H GaSNY mmmwwh.hm OJ0MLS
ONIZY'IS F1E10T ONIGIS 1oL T NOLLYATTI 1Sv3
) @ m.w O] O ® O]
i | !
? m ﬁ .
ey 5T
25 W_
L %
— e — i e Tnen s _ | H
o
— R m ”
5 m ! !
; A m | | |
_ ' ® ® @ ; ©
AJONYD (v INYES WANINATY
(3178 IHIHIIYS) Mg+ (34nvL AGNYS) COOMIYONYS) GIZITONY NI
HO0¥ GHYSNYIN TENY O00NLS gy sviid Yo SNIZYT 378n0a
ONITIS qu.s_.O - \ - \ NOILYAITE HLYON
W (8; @ aj @
| m 7
| 7 7 ?
e ¥ y.d I ﬁ
= !
L) i@ﬁ
lld-dmf‘\i.r.lt.- e
| | i
& _ | i |
ca @ Aw G @




1102 ‘i sunr

BHp LGL OLoRAVINSINIMROYLLY (NLIDN N

DIT SIUBLLISAALL TMIUIO]) ULIBLNE

aeg wewedag Buuued uawdopaad Jueanddy
hma___“ orva Z < —l— w D <> & -r Pl 0740 Mm“cﬁwwﬂwquaow
JUSLUYIENLY UoleAdld JSapm 8 4inos

£-Y 1INN NOILDIS S504D

000nLs

= 11 5 T
AAMDIR WONHORR VO il IYHDE o o
n-lan.#_\ﬂ.fll
(A3&D 1HDN) o ——
AJONYD DHav- -
/ | :
(LLyw
H004 GHYSNYW GOOMTYaNYS) TNV
SHILSY T HOIHT
ONIGIS TYLIW 000N4LS NOLIYATTI 1S3IM
. ® & %._ & & O] 8
: T
o ﬂ: T4 , ﬂﬂ L
=
A0YNOT WOV VNS vena DA XMEE T MVHOSE
pro— — ™1 g Il . - __ T
o < A
R — e _
n!hm\.‘.l.:.iil: - .f.“.!...ii 1 ﬁ - T
P % ! “ M__ i _
) o G @ 0 4 @ i
Sy WONINNTY (St AONYS)
aIZIAONY N YL AGNY
{3178 FHiHSSYS)
H00N GHVYSNYA ONIZYID FTaN0a & . T3NYd COONLS NOLLYAT13 1SIM/HLNOS
ONIGIS TYLIN | i ﬁ i
Aol L - -
e e i L Lt oo onon Lnd TNEES ) i) IDAEE i b i e b e
i -
wr = ﬂ = ey 3
= | i o
EOEEE —.W
5 L
€3
THivEd WONINTTY
AJONYD - SYILSY I aIZITONY NI
L1220 2] MORfg aNIZYTD 37800




